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Letter from the President
 
Welcome	to	the	2015	Nevada	Planning	Conference!

As	we	enter	our	43rd	gathering	of	planners	from	across	the	
Silver	State	at	the	beautiful	University	of	Nevada	Campus,	I	
can’t	help	but	reminisce	about	my	time	spent	on	this	cam-
pus.		My	how	it	has	grown	and	changed!		That	is	the	way	of	
things	in	Nevada.		My	home	town	of	Las	Vegas	is	often	dif-
ficult	for	me	to	recognize	now	from	the	City	of	my	youth.		
It	 has	matured	 into	 a	 bustling	metropolitan	 area	with	 a	
thriving	urban	 center.	 	My	adopted	home	 town	of	Reno	
is	on	the	verge	of	a	transformation	that	many	are	having	
difficulty	 imagining.	 	As	 I	write	this,	the	Economic	Devel-
opment	 Authority	 of	Western	 Nevada	 has	 just	 released	
the	EPIC	report	–	a	five	county	study	of	job	and	population	
growth	in	Northern	Nevada	by	2020.		Scenarios	in	the	EPIC	
report	estimate	nearly	50,000	new	jobs	and	an	influx	over	
40,000	new	residents	to	Northern	Nevada.		If	realized,	this	
growth	will	have	a	profound	impact	on	the	urban	and	sub-
urban	landscape	of	the	region.		We	as	planners,	planning	
officials,	and	elected	policy	makers	have	an	extremely	im-
portant	responsibility	in	the	coming	five	years.		

The	Nevada	Chapter	of	the	American	Planning	Association	
does	not	take	this	responsibility	lightly.		We	are	committed	
to	providing	you	with	the	tools	and	resources	to	plan	for	
a	new	Nevada.		We	are	engaged	in	exploring	new	oppor-
tunities	with	both	the	University	of	Nevada	and	UNLV	to	
get	planning	programs	and	planning	resources	enhanced	
in	our	State’s	Universities.		We	are	working	toward	a	more	
sustainable	model	for	providing	a	robust	Chapter	newslet-
ter.		We	will	continue	to	seek	out	speakers	to	provide	top-
ical	resources	throughout	the	year	to	ensure	that	you	are	
up	to	date	on	current	trends	in	planning.
Change	is	inherent	to	the	business	of	planning.		There	are	

many	changes	coming	to	our	communities	in	the	next	few	
years.		To	make	sure	that	we	have	an	organization	that	is	
able	to	adapt	to	better	reflect	our	membership,	we	have	
new	 initiatives	planned	that	we	would	 like	to	share	with	
you.		I	invite	you	to	attend	the	Chapter	Business	meeting	
on	Monday	morning	to	see	what	we	have	in	store	and	how	
you can be involved.  

Enjoy	your	conference!	 	Make	the	most	of	every	session	
and	network	with	the	greatest	planning	minds	in	Nevada.

Sincerely,
Andy	Durling,	AICP

Letter from the President
Andy Durling, AICP
Nevada Chapter President
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The	Nevada	Chapter	of	 the	American	Planning	
Association	 selected	 the	University	 of	Nevada,	
Reno	campus	 for	 its	 annual	2015	 state	 confer-
ence.	The	location	seems	especially	fitting	given	
the	University’s	mission	as	the	state’s	land	grant	
institution,	 as	 well	 as	 its	 tremendous	 growth	
and	impact	on	the	state.	A	look	at	the	universi-
ty’s own history shows how APA Nevada Chapter 
planners	will	benefit	from	state	institutions	like	
the	University	of	Nevada	and	UNLV	in	Southern	
Nevada	and	how	they	will	play	an	 increasingly	
important	 role	with	 their	 respective	communi-
ties	to	achieve	goals,	not	only	in	terms	of	phys-
ical	form,	but	of	academic	research,	graduates,	
and results.

The	Morrill	 Land	Grant	Acts,	 the	first	of	which	
passed	 Congress	 in	 1862,	 transformed	 public	
education	across	the	United	States.	The	purpose	
of	the	land	grant	colleges	was	to	teach	scientific	
and	classical	studies,	military	tactics,	agricultur-
al	methods	and	the	mechanical	arts.	The	Morrill	
Act	was	first	proposed	by	Vermont	representa-
tive	Justin	Morrill	 in	1857,	passed	by	Congress	
in	 1859,	 and	 ultimately	 vetoed	 by	 President	
Buchanan.	 In	1861,	Morrill	 resubmitted	his	bill	
with	the	amendment	that	the	proposed	institu-
tions	would	also	teach	military	tactics,	given	the	
secession of the South. The bill passed and was 
signed	 into	 law	 by	 President	 Lincoln	 in	 1862.	
Each	Union	state	received	30,000	acres	of	feder-
al	land	used	to	establish	and	fund	the	land	grant	
colleges.	While	the	Nevada	Constitution	in	1864	
specifically	 established	 the	 land	 grant	 institu-
tion,	which	was	 to	 also	 embrace	 departments	
of	 agriculture,	mechanic	 arts,	 and	mining	 and	
controlled	by	the	Board	of	Regents,	it	wasn’t	un-
til	1874	that	the	State	University	of	Nevada	was	
established	in	Elko.	Elko	proved	to	be	an	imprac-
tical	location	and	in	1885,	the	legislature	moved	
the	university	to	Reno.

Morrill	 Hall,	 constructed	 on	 a	 bluff	 overlook-
ing	downtown,	was	 the	first	 structure	built	 on	
the	original	10-acre	campus.	The	hall	is	a	single	

three	story	building	that	housed	the	president’s	
and	 registrar’s	 offices,	 classrooms,	 a	 library,	 a	
museum,	and	living	quarters.	In	1891,	the	Uni-
versity	 of	 Nevada	 presented	 its	 first	 diplomas	
to	 a	 graduating	 class	 of	 three.	Other	buildings	
would	 later	 be	 constructed	 around	 the	 quad-
rangle,	which	was	lined	with	elms	and	modeled	
after	Thomas	Jefferson’s	design	for	the	Universi-
ty	of	Virginia.	In	1887,	Congress	funded	agricul-
tural	experiment	stations	under	direction	of	the	
land	 grant	 universities.	 It	was	 later	 recognized	
that	knowledge	gained	at	the	land	grant	colleges	
should	be	taught	to	farmers,	homemakers,	and	
the	public.	The	Smith-Lever	Act	of	1914	started	
funded	the	Cooperative	Extension	service,	with	
the	 land	 grant	 university	 sending	 educators	 to	
every county of every state.

Comstock	 baron	 John	 Mackay	 and	 his	 family	
played	a	 key	 role	 in	helping	 the	 campus	grow.	
For	three	decades	beginning	at	the	turn	of	the	
century,	 the	Mackay	 family	donated	and	 fund-
ed	millions	 in	 improvements	 to	 the	 university.	
The	 campus	would	 expand	with	 the	 construc-
tion	of	an	athletic	field,	Mackay	Science	Hall	and	
the	Mackay	School	of	Mines	Building.	A	statue	
of	 John	 Mackay,	 sculpted	 by	 Gutzon	 Borglum	
in	 1908,	 who	 later	 carved	 Mount	 Rushmore,	
stands	at	the	north	end	of	the	Quad.	Over	the	
next	century,	 the	University	grew	from	a	small	
1,000	 student	 campus	 in	 the	 1910’s	 to	 2,000	
in	 the	 1960’s	 with	 a	 dozen	 doctoral	 programs	
and	the	beginning	of	a	medical	school.		Growth	
would	 accelerate	 throughout	 the	 1990’s	 and	
2000’s,	 under	 the	 leadership	 of	 President	 Dr.	
Joseph	Crowley	with	the	addition	of	dozens	of	
new	programs,	colleges,	buildings,	and	facilities.	
Fueled	in	part	by	Governor	Guinn’s	Millennium	
Scholarship	 program,	 the	 University’s	 enroll-
ment	 dramatically	 expanded	 –	 in	 2015,	 there	
are	now	more	than	20,000	undergraduate	and	
graduate	students	along	with	nearly	1,000	fac-
ulty.	 Enrollment	 by	 students	 from	out	 of	 state	
and	Souther	Nevada	is	also	increasing	with	pro-
jections	 of	 more	 than	 22,000	 by	 2020.	 More	

than	 150	 degrees	 are	 now	offered	 in	 the	Uni-
versity’s	effort	to	become	a	“very	high”	research	
institution	by	 the	Carnegie	 Foundation	 for	 the	
Advancement	 of	 Teaching	 by	 2020	 and	 at	 the	
Spring	2015	commencement,	the	university	had	
its	 largest	 graduating	 class	with	 2,454	degrees	
awarded.

Campus	growth,	as	well	as	recent	events	around	
the	state,	presents	new	challenges	and	oppor-
tunities	for	Nevada’s	planners.	With	the	conclu-
sion of both a historic 2014 Special Session of 
the	Legislature	that	brought	Tesla’s	electric	bat-
tery	“Gigafactory”	to	Nevada	and	the	2015	reg-
ular	session	in	June,	billions	of	dollars	have	been	
invested	 in	education,	economic	development,	
and	new	growth	for	the	state.	Over	the	past	few	
years,	the	University	added	a	new	student	union,	
Knowledge	Center,	the	Davidson	Math	and	Sci-
ence	Center,	the	Center	for	Molecular	Medicine,	
and	completed	two	new	residence	halls.	A	new	
University	 Master	 Plan	 outlines	 growth	 and	
partnerships	 for	 the	next	decade.	Upgrades	 to	
Mackay	 Stadium	are	underway,	 as	 is	 construc-
tion	 of	 the	 Pennington	 Student	 Achievement	
Center	and	the	E.L.	Wiegand	Fitness	Center.	To	
keep	pace	with	new	incoming	freshman	classes,	
the	University	estimates	that	it	effectively	needs	
to build a new residence hall every year. With 
collaboration	between	City	of	Reno	and	the	Re-
gional	 Transportation	 Commission	 of	 Washoe	
County,	 the	 area	 around	 campus	 will	 improve	
with	a	campus	gateway	around	I-80	and	Virgin-
ia	 Street,	 a	mixed-use	 University	 District,	 new	
transit	routes,	complete	streets,	expanded	bike	
lanes	to	make	the	university	more	accessible,	as	
well	 as	 improved	 internal	 circulation.	 The	Uni-
versity	 of	 Nevada	 School	 of	 Medicine,	 which	
has	operated	between	Reno	and	Las	Vegas,	will	
change	dramatically.	The	2015	Legislature	dedi-
cated	more	than	$43	million	over	two	years	for	
medical	education	expansion	in	Nevada,	includ-
ing	a	full	four-year	campus	in	Reno	as	well	as	a	
four-year	school	in	Las	Vegas.

The 2015 Conference: A Look at the 
History of the University of Nevada 

Article by Marco N. Velotta, AICP
City of Las Vegas
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A Proposed APA Interest Group on Public 
Schools

Article by  Candace H. Stowell, AICP
Chapter Secretary

For	the	last	year,	several	planners	have	been	
working	to	launch	a	new	APA	Interest	Group	
on	Public	Schools.		The	proposal	was	submit-
ted	to	APA	in	early	September	and	the	mem-
bers	of	the	group	include	graduate	students,	
professional	 planners,	 and	 planning	 profes-
sors	from	around	the	country.		Why	an	inter-
est	group	on	public	schools?		There	are	many	
reasons	why	planners	need	 to	pay	attention	
to	 their	 public	 schools,	 if	 only	 to	 help	 their	
local	 school	 districts	 create	 better	 learning	
environments	for	their	students.		In	survey	af-
ter	survey,	public	schools	are	one	of	the	most	
important	deciding	 factors	 for	where	people	
choose	 to	 live,	 even	people	who	don’t	have	
children.   

The	proposal	would	create	an	interest	group	
for	 urban	 planners	 working	 as	 practicing	
planners	or	as	academics	who	wish	to	create	
stronger	 linkages	between	public	 school	dis-
tricts	and	local	planning	departments.	Issues	
such	 as	 homelessness,	 inadequate	 health	
care,	crime,	poor	transportation	choices,	and	
increasing	racial	segregation	create	significant	
disadvantages	for	students.		If	planners	want	
to	 create	 great	 communities,	 they	 need	 to	
help	create	great	public	schools	as	well.		Great	
public schools can only happen if planners are 
addressing	 these	other	school	 related	 issues	
in	cooperation	with	their	local	school	districts.	
The	 mission	 of	 the	 public	 schools	 interest	
group	is	to	create	stronger	linkages	between	
the	 planning	 profession	 and	 public	 school	
districts	 in	 order	 to	 support	 and	 strengthen	
public	schools	and	 in	so	doing,	create	stron-
ger	 neighborhoods	 and	 stronger	 cities.	 The	
interest	group	will	explore	and	promote	best	
practices	 to	 support	 public	 schools	 in	 order	
to	improve	education	outcomes	for	students	
and	improve	community	revitalization	efforts.		
Areas of focus will include:
1. Expanding	planners’	knowledge	of	the	

external	factors	that	affect	student	ed-
ucation	outcomes

2. Creating	Model	Education	Elements	in	
the Master Plan

3. Highlighting	 best	 practices	 in	 school	
facility	planning,	including	school	siting	
and school closures

4. Highlighting	 the	 connection	 between	
public	education	and	the	economic	vi-
tality	of	neighborhoods	and	communi-
ties

5. Creating	strategies	to	reduce	economic	
and	racial	segregation	in	public	schools	
and	surrounding	neighborhoods

6.	 Highlighting	 the	 Community	 Schools	
Model

7.	 Exploring	 different	models	 of	 collabo-
ration	between	 local	 planning	depart-
ments	and	public	school	districts.

8.	 Exploring	 different	 models	 of	 public	
school	governance	and	school	choice.

If	 you	would	 like	 to	 join	 this	 interest	 group,	
please	contact	Candace	at	chstowell@icloud.
com.	 	 Similar	 to	 other	 APA	 interest	 groups,	
there	are	no	membership	dues.			
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Do	 you	 have	 one	 of	 those	 urban	 fixer-up-
per	 projects	 in	 your	 town	 that	 despite	 its	
award-winning	potential	seems	to	have	trou-
ble	getting	out	of	the	starting	gates?	Perhaps	
it’s that vacant lot downtown that you’ve 
always	thought	would	be	the	perfect	pedes-
trian	 plaza,	 or	maybe	 there’s	 an	 abandoned	
building	that	with	a	little	work	could	be	trans-
formed	 into	 a	 neighborhood	 market	 and	
café?	For	the	City	of	Las	Vegas,	our	focus	has	
been	placed	on	a	 few	acres	of	underutilized	
space located downtown underneath the 
US-95/515	 viaduct.	 	 Currently	 designated	 as	
a	series	of	parking	lots,	this	dark	space	pres-
ents a visual barrier between our downtown 
commercial	and	gaming	core	and	the	strip	of	
museums	 along	 Las	 Vegas	 Boulevard	 known	
as the Cultural Corridor. 

With	these	challenges	in	mind,	the	City	of	Las	
Vegas	 applied	 for	 and	 was	 selected	 to	 par-
ticipate	 in	 the	 second	 Sustainable	 Cities	De-
sign	 Academy	 (SCDA)	 design	 charrette	 held	
this	 past	 August	 in	Washington,	 DC,	 hosted	
by	 the	 American	 Architectural	 Foundation	
(AAF).		The	charrette	brought	together	public	
and	private	stakeholders	from	Las	Vegas,	NV;	
Milwaukee,	WI;	Pittsburgh,	PA;	and	Wasco,	CA	
with	architects,	designers,	and	urban	planning	
experts	from	across	the	country	to	participate	
in the intensive two-and-a-half day collab-
orative	workshop.	 	 The	City’s	 team	 included	
staff	from	Planning,	Cultural	Affairs	and	Public	
Works and three outside professionals of na-
tional	caliber,	including	Dan	Corson,	Principal	
of	Corson	Studios	LLC,	Theresa	Hwang,	Direc-
tor	 of	 Community	 Design	 and	 Planning	 for	
the	 Skid	 Row	Housing	 Trust,	 and	 Rosemond	
Fletcher,	Director	of	Public	Programs	with	the	
Design	Trust	for	Public	Space.	The	team’s	pro-
posal	 sought	 to	 establish	 a	 solid	 foundation	
of	supporting	partnerships	in	order	to	deliver	
the	high	level	of	design	quality	that	is	crucial	

in	establishing	successful	pedestrian	connec-
tions	and	public	place-making.	We	identified	
specific	types	of	art	and	culture,	including	in-
stallations,	concerts	and	other	cultural	events,	
and	drafted	a	pilot	 funding	and	engagement	
strategy	 for	 the	 community	 to	 build	 excite-
ment	and	a	sense	of	ownership	and	pride	in	
the	site.	The	plan	for	engaging	the	community	
was	extremely	helpful	and	a	critical	take-away	
for	the	group.

Many	 transformative	 planning	 projects	 have	
a	 successful	 balance	 of	 community	 buy-in,	
excellent	design,	and	high	quality	execution.	
Fortunately,	 the	 AAF	 espouses	 these	 ideals	
and	has	supported	excellence	in	urban	design	
with	their	SCDA	initiative.	The	SCDA	operates	
at	various	operational	levels	from	elected	of-
ficials,	executive	and	line	staff,	and	grants	at-
tendees	access	to	the	nation’s	top	urbanists.

The	SCDA	helps	teams	formulate	action	plans	
for	 their	projects	while	providing	 the	design	
leadership	 training	 and	 technical	 assistance	
needed	 to	 address	 the	 specific	 design	 chal-
lenges	that	they	face	in	their	cities.	Since	es-
tablishing	the	SCDA	in	2009,	the	American	Ar-
chitectural	Foundation	has	served	50	project	
teams	in	cities	across	the	U.S.	If	your	office	has	
a	great	urban	design	project	that	could	use	a	
design	 boost,	 project	 teams	 are	 encouraged	
to	 contact	 the	American	Architectural	 Foun-
dation	at	www.ArchFoundation.org	and	apply	
for	future	SCDA	sessions.

Sustainable Cities Design Academy

Article by Courtney Mooney, AICP and Michael Howe, AICP
City of Las Vegas 
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Plainly Speaking Planning Language

Article by Peter Lowenstein, AICP
City of Las Vegas 

As	 the	 language	of	 the	planner	becomes	 in-
creasingly	 niched	 pursuant	 to	 the	 adopted	
zoning	ordinance	enforce,	the	public	can	be-
come	disenfranchised	from	the	planning	pro-
cess.	The	use	of	specialized	language	specific	
to	 a	 discipline	 (jargon)	 can	 leave	 those	 not	
versed	 in	such	 language	guessing	as	to	what	
is	 being	 stated.	 As	 a	 result,	 the	 audience(s)	
the	 planner	 is	 trying	 to	 communicate	 with	
will	 possibly	 disregard	 the	 communication,	
request	additional	clarification	and/or	misin-
terpret	 the	 meaning	 of	 the	 communication	
all	 together.	 This	 becomes	 increasingly	 ap-
parent	when	reviewing	planning	documents,	
presentations	and	public	notifications.	For	ex-
ample,	 “the	 applicant	 is	 proposing	 to	 locate	
an	 Accessory	 Structure	 (Class	 II)	 within	 the	
required	setback,	thereby	imparting	negative	
secondary	impacts	upon	the	adjacent	proper-
ty	owner;”	versus	simply	stating,	“the	owner	
is	building	a	shed	too	close	to	their	property	
line,	which	could	harm	their	neighbor	if	it	was	
to	catch	fire.”

The	 above	 example	 highlights	 how	 obscure	
planning	 dialogue	 can	 become.	 The	 use	 of	
language	is	a	means	by	which	to	increase	pub-
lic	 awareness	 of	 planning	 issues	 and	 in	 turn	
facilitate	increased	public	participation	in	the	
planning	 process.	 In	 that	 regard,	 planners	
need	to	make	a	conscious	effort	to	write	for	
their	 target	audience(s).	The	 federal	govern-
ment	has	 struggled	with	 this	 issue	 for	 years	
and	in	the	mid-90s	created	the	Plain	Language	
Action	 and	 Information	 Network	 (PLAIN)	 to	
begin	 advising	 on	 clear	 communication.	 The	
Plain	Writing	Act	of	2010	was	enacted,	which	
required	federal	agencies	to	clearly	communi-
cate	to	the	public	in	a	manner	that	is	under-
standable and useful. The core principles of 
PLAIN speak are:

• Identify	and	write	for	your	audience.	If	
you	are	writing	for	an	academic	journal	
do	not	write	for	the	general	public	and	
vice versa.

• Organize.	 	 In	 light	of	 staff	reports,	put	
the	most	important	information	in	the	
beginning	and	include	supportive	infor-
mation	(tables	and	history)	towards	the	
end,	all	the	while	eliminating	superflu-
ous content.

• Write	your	document.	PLAIN	 language	
suggest	 that	as	one	writes	 their	docu-
ment	that	one:

◊	 Use	 an	 active	 voice,	 as	 well	 as	
utilizing	simple	verbs.

◊	 Use nouns and pronouns to de-
scribe	 and	 engage	 your	 audi-
ence.

◊	 Be	 concise,	 don’t	 use	 jargon	 or	
technical	 terms	 when	 everyday	
words	 have	 the	 same	meaning,	
as well as be consistent.

◊	 Write short sentences that start 
with	the	main	idea.	

As	a	planner	working	for	a	municipality,	we	are	
primarily	 communicating	 with	 three	 distinct	
groups	 in	 our	 day	 to	 day	 operations.	 Those	
groups	are	the	general	public,	the	appointed/
elected,	 as	well	 as	 development	 profession-
als.	The	three	main	forms	of	communication	
utilized	 are	 public	 notifications,	 reports	 and	
presentations.	 Incorporating	 PLAIN	 language	
principles	 into	 all	 forms	 of	 communications,	
we	will	 be	 able	 to	more	 effectively	 commu-
nicate	with	our	constituents.	Resulting	in	the	

empowerment	 of	 the	 public	 by	 providing	 a	
clear	and	concise	understanding	of	the	plan-
ning	 subject	matter	 and	 foster	 the	potential	
for	increased	public	participation	in	the	plan-
ning	process.	

Additional	 information	 pertaining	 to	 PLAIN	
language	 can	 be	 found	 at	 www.plainlan-
guage.gov.
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Can	 meaningful	 regulatory	 streamlining	 occur	
while	strengthening	environmental	protections?	
Innovative	planning	 in	 the	 Lake	 Tahoe	Basin	 is	
attempting	 to	do	 just	 that.	 In	December	2012,	
the	Tahoe	Regional	Planning	Agency	(TRPA)	ad-
opted	an	updated	Lake	Tahoe	Regional	Plan	that	
put	in	place	a	framework	for	integrated	regional	
and	local	land	use	and	environmental	planning.	
This	planning	system	is	streamlining	permitting	
processes	 while	 retaining	 and	 strengthening	
some	of	 the	 strictest	 environmental	 standards	
in	 the	nation.	 This	 system	 implements	 the	Re-
gional	 Plan	 to	 achieve	 regional	 goals	 through	
local	area	plans	that	are	tailored	to	the	unique	
needs	of	individual	neighborhoods	or	communi-
ties.	This	approach	borrowed	from	some	of	the	
existing	best	practices	in	Nevada	and	California,	
and	applied	them	in	a	way	that	serves	as	a	tem-
plate	for	better	coordinating	regional	and	local	
environmental,	 	 land	 use,	 and	 public	 services	
and	facilities	planning	elsewhere	in	Nevada.
  
Opportunities to Improve Planning in Tahoe
The	TRPA	is	a	unique	bi-state	regional	planning	
agency	 charged	with	 land	 use,	 environmental,	
and	 transportation	planning	across	portions	of	
five	 counties	 and	one	 city	 in	Nevada	 and	Cali-
fornia.	 TRPA	 adopted	 the	 first	 Tahoe	 Regional	
Plan	in	1987.	This	plan	included	a	strict	growth	
control	 system,	 land	 uses,	 development	 stan-
dards,	and	ordinances	 to	protect	a	wide	range	
of natural resources. While it was successful in 
ending	uncontrolled	growth	and	mitigating	the	
impacts	of	new	development,	there	were	some	
drawbacks.	The	Regional	Plan	overlapped	with	
the	land	use	plans	and	development	standards	
of	each	of	the	counties	and	the	city	in	the	Lake	
Tahoe	region.	In	general,	the	Regional	Plan	con-
tained strict standards necessary to protect the 
region’s	 natural	 resources,	 but	 applied	 these	
uniformly	across	a	variety	of	unique	communi-
ties.	The	local	 jurisdictions	tended	to	have	less	
stringent	 environmental	 standards,	 but	 their	
plans	more	closely	reflected	each	community’s	
own	vision	and	unique	characteristics.

While	 effective	 in	 preventing	 environmental	
impacts	 from	 new	 development,	 the	 overlap-
ping	plans	created	uncertainty	in	the	permitting	
process.	 Frustration	 with	 this	 permitting	 sys-
tem	and	other	 issues	 came	 to	 a	 head	 in	 2011	
when	the	Nevada	Legislature	passed	Senate	Bill	
271,	which	would	withdraw	the	state	from	the	
Tahoe	 Regional	 Planning	 Compact	 and	 poten-
tially	leave	each	state,	county,	or	city	to	its	own	
approach	 to	 regulate	development	 in	 the	Lake	
Tahoe	Basin	unless	the	Regional	Plan	was	updat-
ed	with	an	improved	planning	and	development	
review process.

The Solution – Integrated Regional and Local 
Plans
In	 2012,	 TRPA	 adopted	 an	 updated	 regional	
plan	 that	 reflected	 a	 compromise	 intended	 to	
maintain	 and	 enhance	 strict	 region-wide	 en-
vironmental	 protections	 while	 reflecting	 each	
community’s	 vision	 and	 streamlining	 permit-
ting.	 This	 new	 planning	 framework	 allows	 for	
the	development	of	area	plans	that	consolidate	
regional	 and	 local	 standards	 and	 subsequent	
memoranda	 of	 understanding	 that	 transfer	
permitting	authority	within	specific	geographic	
areas.	 In	 addition,	 the	area	plans	 are	 required	
to	strengthen	environmental	protections	by	in-
cluding	 community-scale	 strategies	 to	 address	
topics	like	energy	efficiency	and	wetland	resto-
ration.	

The	area	plans	also	revise	the	regional	standards	
to	better	respond	to	unique	opportunities	and	
constraints	within	a	particular	community.	But,	
to	modify	the	regional	standards,	the	local	coun-
ty	or	city	must	demonstrate	how	the	proposed	
standards	achieve	at	least	the	same	level	of	en-
vironmental	benefits.	

Once	an	area	plan	 is	determined	 to	be	consis-
tent	with	the	Regional	Plan,	the	area	plan	with	
its	 consolidated	 local	 and	 regional	 standards,	
along	 with	 any	 modifications	 to	 the	 regional	
standards,	is	adopted	by	both	the	local	govern-

ment	 and	TRPA.	 The	ordinances	 implementing	
the	area	plan	also	become	part	of	both	the	TRPA	
and	local	government	ordinances,	ensuring	that	
consistent	 information	 to	 applicants	 is	 readily	
available.

Once	 the	 area	 plan	 is	 adopted,	 the	 local	 gov-
ernment	assumes	delegated	permitting	author-
ity	 via	 a	 memorandum	 of	 understanding	 with	
TRPA,	which	 allows	most	 project	 applicants	 to	
go	 through	 a	 streamlined	 one-stop	 permitting	
process.	 In	 this	process,	 the	 regional	and	 local	
standards	are	applied	through	one	application,	
review	 of	 the	 project	 application,	 permit,	 and	
set	of	inspections	rather	than	two	separate	pro-
cesses.	The	process	 includes	appropriate	 limits	
to	the	delegated	permitting	authority.	The	larg-
est	projects,	and	projects	with	a	greater	poten-
tial	for	environmental	impacts,	are	still	reviewed	
by	TRPA.	To	ensure	that	the	regional	standards	
are	 adequately	 applied	 through	 the	 delegated	
permitting,	 the	 area	 plan	 framework	 takes	 a	
two-pronged	approach	of	annual	audits	and	an	
appeal process. 

Three area plans have been adopted and others 
are	 in	 the	 process	 of	 being	 prepared	 through-
out	the	Tahoe	region.	TRPA	and	two	 local	gov-
ernments	have	approved	memoranda	of	under-
standing.	To	smooth	the	transition	to	more	local	
government	 permitting,	 TRPA	 staff	 has	 been	
assigned	to	work	for	one-week	periods	in	local	
government	offices,	and	local	government	staff	
have	done	the	same	in	TRPA	offices.

Building on What’s Worked Elsewhere
Rather	 than	 reinvent	 the	wheel,	 the	Tahoe	 re-
gion	 planning	 framework	 incorporated	 some	
of	the	best	practices	from	elsewhere	in	Nevada	
and	California.	In	many	ways,	the	area	planning	
framework	 was	 modeled	 after	 the	 California	
Coastal	 Commission’s	 implementation	 of	 Cal-
ifornia	 Coastal	 Act	 through	 Local	 Coastal	 Pro-
grams.	Like	the	Coastal	Commission	system,	the	
TRPA	system	delegates	permitting	and	enforce-

Integrating Regional and Local 
Environmental Standards

Article by Adam Lewandowski, AICP, Senior Planner at
Ascent Environmental 

&
John Hester, AICP, Chief Operating Officer at

Tahoe Regional Planning Agency
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ment	of	regional	requirements	to	local	jurisdic-
tions	once	the	local	jurisdiction	prepares	a	plan	
that	 implements	 the	 regional	 requirements.	
The	Tahoe	Basin	approach	also	includes	similar	
checks	and	balances	with	a	regular	review	of	ad-
opted plans and an appeals process.
In	 other	 ways,	 the	 Tahoe	 Basin	 approach	 was	
modeled	after	the	Washoe	County	Master	Plan.	
The	 implementing	 ordinances	 from	 area	 plans	
are	 incorporated	 into	 the	 regional	 ordinances;	
similar	 to	 the	Washoe	 County	 plan,	 which	 in-
cludes	a	cohesive	ordinance	with	area	modifiers	
that	reflect	the	unique	needs	and	opportunities	
of	specific	locations.	

Still	other	features	set	the	TRPA	delegated	per-
mitting	framework	apart	including	the	broad	ar-
ray	of	environmental	 and	 community	planning	
factors	addressed	by	 the	plans,	and	 the	ability	
of	a	local	area	plan	to	amend	the	regional	stan-
dards	to	better	respond	to	the	circumstances	in	
a	specific	geographic	area.	

How This Can Apply to Other Places and Cir-
cumstances
The	 integrated	 regional	 and	 local	 planning	
was	applied,	 as	 a	way	 to	 improve	existing	 sys-
tems	that	had	been	in	place	for	decades	 in	re-

sponse	 to	 feedback	 from	 the	 affected	 state	
and	 local	 governments	 in	 the	 Tahoe	 region.	 If	
existing	planning	and	regulatory	systems	in	the	
Tahoe	Basin	can	be	consolidated	without	weak-
ening	environmental	protections,	then	perhaps	
a	 similar	 approach	 can	 be	 applied	 elsewhere.	
Consider	 how	 this	might	 refine	 the	 integrated	
planning	 and	 management	 of	 federal	 forests	
and	 rangeland	with	 intermixed	 public	 and	 pri-
vate	 lands	 found	 throughout	much	of	Nevada.	
Or,	this	approach	could	be	used	to	better	 inte-
grate	city	and	county	plans	with	regional	plans	
for	transportation	systems,	water	and/or	waste-
water	 facilities,	 local	 and	 regional	 parks,	 and	
other	public	services	and	facilities.
The	basic	elements	of	the	approach	can	be	bro-
ken	down	into	general	steps	that	could	provide	
a	template	for	updating	existing	regulatory	and	
planning	approaches.	These	steps	include:
1)	 Identify	a	geographic	area	where	feder-
al,	state,	or	regional	plans	or	regulations	overlap	
with	 more	 local	 plans	 or	 regulations	 that	 ad-
dress	the	same	topics.
2)	 Combine	the	most	important	elements	
of	each	set	of	plans	or	regulations	into	one	com-
bined	plan	and/or	ordinance	that	addresses	the	
requirements	of	both	existing	systems.
3)	 Allow	 amendment	 of	 the	 combined	

plan	or	ordinance	to	address	any	unique	oppor-
tunities	or	needs	in	the	local	area.
4)	 Review	and	 refine	 the	 combined	plan	
or	 ordinance	 to	make	 sure	 it	meets	 the	man-
dates	of	each	agency	and	improves	on	existing	
requirements	where	possible.
5)	 Adopt	the	combined	plan	and/or	ordi-
nance	–	both	organizations.
6)	 Develop	a	formal	agreement	between	
the	 two	 agencies	 delegating	 permitting	 and	
compliance	 responsibility	 and	 specifying	 safe-
guards	such	as	appeals.
7)	 Establish	 a	 monitoring	 and	 reporting	
mechanism	 so	 both	 parties	 are	 regularly	 in-
formed	 of	 the	 effectiveness	 and	 results	 from	
this	approach	to	plan	implementation.	

This	approach	of	consolidating	regional	and	lo-
cal	standards	and	delegating	permitting	respon-
sibility	 is	 no	 simple	 undertaking.	 But	 if	 done	
right,	it	is	the	type	of	smart	environmental,	land	
use,	 and	public	 services	 and	 facilities	planning	
that	should	appeal	to	people	across	the	ideolog-
ical	spectrum,	because	of	its	ability	to	strength-
en	coordination	and	better	focus	on	the	needs	
of	unique	locations,	while	streamlining	the	per-
mitting	process.
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When	I	retired	in	May	2009	after	a	32	year	career	
as	 a	 professional	 planner,	 mostly	 with	Washoe	
County,	 I	 authored	 an	 article	 on	my	 immediate	
impressions	 of	 retirement	 (“Impressions	 from	
Retirement:	Looking	Back,	Looking	Forward”,	The	
Western	Planner,	December	2009).		This	is	an	up-
date	of	my	retirement	experiences.		

In	the	initial	article,	I	noted	that	I	was	commonly	
asked	three	questions	prior	to	and	 immediately	
after	 I	 retired:	was	 I	 ready	 for	 retirement?;	was	
I	 intending	to	go	 into	consulting?;	was	 I	 intend-
ing	to	move	from	my	Reno	home?		As	I	noted	in	
the	original	article,	the	last	question	was	always	
a	curiosity	to	me.	 	After	six-plus	years	of	retire-
ment,	my	answers	haven’t	changed	much.	I	was	
ready	 in	 2009	 for	 retirement	 and	 I’m	 still	 glad	
I	made	the	decision	 to	do	so.	 	There	 is	nothing	
like	having,	what	 retirement	provides:	 so	much	
more	freedom	to	arrange	your	daily	life	and	the	
future.		My	wife	and	I	now	indulge	in	more	travel	
than	before	 retirement	because	 I	don’t	have	 to	
arrange	my	time	away	from	the	office	around	ap-
pointed	and	elected	body	meetings	as	well	as	the	
myriad	responsibilities	of	being	a	manager	(bud-
get	season,	for	example).		I	have	time	to	expand	
my	 interests	 beyond	 the	 daily	 office	 routine.	 	 I	
can	indulge	in	my	most	favorite	pastime:	reading	
history	and	crime	novels.		I	have	time	to	work	on	
projects	around	the	house	(the	infamous	“Honey	
Do”	list)	and	not	be	pressured	to	complete	them	
over	a	weekend	or	during	a	scheduled	vacation.	

I	still	hold	to	my	original	comments	made	in	2009,	
I	didn’t	retire	to	start	another	career.		I	have	been	
approached	from	time	to	time	about	partnering	
on	 a	 consulting	 contract.	 	 If	 the	 subject	 area	 is	
of	interest	and	the	contract	timeline/responsibil-
ities	don’t	interfere	with	planned	vacations,	I’ve	
agreed	 to	 have	 my	 name	 lent	 to	 the	 contract.		
Otherwise,	those	still	working	in	the	private	sec-
tor	 don’t	 need	 another	 competitor	 who	would	
be,	at	best,	lukewarm	toward	being	a	consultant.
Moving
Interestingly,	though	this	was	a	curious	question	

I	 felt	was	often	asked,	my	wife	and	I	have	done	
some	looking	at	moving	to	warmer	climes.		I	sus-
pect	it	has	a	lot	to	do	with	us	both	being	over	60	
and	becoming	tired	of	the	long	winters	and	virtu-
ally	no	spring	in	the	Reno	area.		We	still	like	the	
area,	 but	 could	do	without	 some	of	 the	dreary	
weather.		Nevertheless,	this	mild	interest	in	mov-
ing	is	tempered	with	the	financial	opportunities	
of	living	in	Nevada	(one	of	the	lowest	individual	
tax	 burdens	 in	 the	 nation);	 being	 close	 enough	
to	conveniently	visit	our	sons	and	daughters-in-
law;	and	 living	 in	a	house	that	we’ve	grown	ac-
customed	to	after	almost	40	years.

There	are,	of	course,	some	new	lessons	learned	
after	this	period	of	retirement.

Financial Planning:	Be	Prepared	for	Some	Signif-
icant	Adjustments.	Notwithstanding	how	much	I	
knew	how	much	I	would	be	receiving	after	retire-
ment,	it	was	still	a	shock	to	actually	see	it	in	my	
bank	account.		My	wife	and	I	successfully	made	
the	 transition,	 but	 did	 have	 to	 dip	 into	 some	
savings	during	that	adjustment.	 	 If	 I	knew	then,	
what	I	know	now,	I	would	have	started	earlier	be-
fore	my	retirement	date	living	on	my	anticipated	
monthly	retirement	stipend.		I	can’t	say	enough,	
though,	about	how	fortunate	it	is	to	be	a	retiree	
with	the	Nevada	Public	Retirement	System.

It	 took	awhile	 to	get	used	to	the	once-a-month	
retirement	check	after	having	budgeted	and	paid	
bills on an every-other-week pay schedule for 
over	30	years.	 	To	better	address	 this	new	real-
ity,	 I	 developed	a	 spreadsheet	 that	 allowed	me	
to	 estimate	monthly	 obligations.	 	 In	 addition,	 I	
opened	a	savings	account	where	I	deposit	funds	
for	 anticipated	 less	 than	 monthly	 obligations	
(quarterly	home	owners	fees,	quarterly	and	an-
nual	taxes,	auto	registration,	etc.).		My	wife	and	
I	quickly	 realized	 soon	after	 retirement	 that	we	
didn’t	 necessarily	 need	 some	 of	 the	 things	 we	
had	 been	 paying	 for	 when	 I	 was	making	more	
money	(that’s	right,	retirees	need	to	quickly	get	
used	to	less	monthly	income,	unless	you’re	fortu-

nate	to	be	the	1%).		We	became	a	one	car	family,	
dropped annual contracts for cellular phones and 
only	buy	time	we	anticipate	needing,	do	a	lot	of	
coupon	clipping,	stay	away	from	long-term	con-
tracts	 for	phone	and	 internet	 to	name	a	 few	of	
the	readjustments	we	have	made	over	the	past	
years.		And,	although	we	had	cats	and	dogs	since	
we	were	married;	 after	our	 last	 pet	passed	on,	
we	decided	 to	delay	 acquiring	 another	 (though	
those	Humane	Society	advertisements	certainly	
tempt	us).

Routines: Develop One:	As	much	as	I	like	the	abil-
ity	of	not	 sticking	 to	an	office	 routine,	 I	quickly	
found	out	that	if	I	didn’t	establish	some	type	of	
daily	 routine	when	 I’m	home	 I	 felt	a	 lack	of	ac-
complishment.		That	doesn’t	mean	I	set	an	alarm	
clock	each	morning	(but	I	am	surprised	how	of-
ten	I	still	wake	up	early	Monday	through	Friday	–	
guess	you	can’t	take	the	office	routine	out	of	the	
man/women	even	if	you	take	that	person	out	of	
the	office!)		I	liberally	use	a	‘to-do’	list	to	establish	
some	type	of	accomplishment	each	week	 (such	
as	writing	this	article).		And,	I	enjoy	a	daily	nap!

Staying Involved: Take Advantage of Your Time to 
Contribute:	One	of	the	really	great	things	about	
retirement	is	my	ability	to	stay	involved	with	the	
professional	 organizations	 of	 which	 I	 belonged	
before	 my	 retirement.	 	 I	 am	 now	 an	 officer	 in	
three	professional	planning	organizations	and	a	
member	of	a	local	NGO’s	board.		In	the	past,	I	was	
offered	the	wonderful	opportunity	of	presenting	
an	annual	ethics	session	at	the	Rocky	Mountain	
Land	 Use	 Institute’s	 conference	 with	 my	 col-
league,	 Katie	Guthrie,	AICP;	 visited	 four	univer-
sity	planning	degree	programs	as	a	member	of	a	
site	visitation	team	for	the	Planning	Accreditation	
Board;	and	presented	at	two	workshops	conduct-
ed	by	the	U.S.	Forest	Service	(“U.S.	Forest	Service	
Planning	Rule:	Is	There	a	Role	for	Local	Govern-
ment”,	The	Western	Planner,	October/November	
2010).		I	have	had	the	great	and	fulfilling	oppor-
tunity	to	collaborate	with	Fred	Steinmann,	DPPD,	

Impressions from 
Retirement

Article by Michael A. Harper, FAICP 
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on	the	creation	and	development	of	the	Nevada	
Lead-ership	Program	sponsored	by	the	University	
of	Nevada,	Reno,	Business	School	 (and	partially	
funded	by	the	Nevada	Chapter).	 	The	downside	
is	that	some	of	this	involvement	has	been	on	my	
dime	which	does	require	careful	selection	of	and	
budgeting	for	conferences.

Colleagues: Your Relations Will Change and the 
Number Will Shrink:	 One	 of	my	 laments	 in	 the	
original	article	was	that	I	would	miss	the	frequent	
contact	with	valued	local	colleagues.		Sadly,	this	
has	come	to	pass.		It’s	not	really	anyone’s	fault.		I	
don’t	have	the	opportunities	to	see	them	often;	
in	 some	 cases	 reductions	 in	 force	 have	 left	me	
with	no	contact	 information;	and	my	interest	 in	
planning	 has	 waned	 somewhat	 (though	my	 in-

terest	as	a	citizen	in	our	government	has	actually	
increased).		When	I	do	get	together	with	my	col-
leagues	who	have	stayed	in	touch,	our	conversa-
tion	tends	to	focus	on	out-of-the-office	family	or	
personal	news.		I	have	been	pleasantly	surprised,	
though,	that	my	opinions	are	actually	requested	
on	 occasion.	 	 Nevertheless,	 I	 have	 come	 to	 ac-
cept	that	I	am	no	longer	involved	with	the	issues	
and	 politics	 that	 my	 working	 colleagues	 must	
deal	with	each	day	they	go	to	work.		This	means	
that	there	can	be	a	feeling	of	being	outside	look-
ing	in.	 	On	the	other	hand,	I	have	been	grateful	
that	when	I	visit	colleagues	there	is	a	welcoming	
attitude	by	them	and,	at	 least	 I	 think,	a	passing	
admiration	that	someone	they	know	has	success-
fully	retired.

Final Thoughts
In	the	past	six-plus	years	 I	have	discovered	that	
my	interest	in	planning	has	lessened.		I	still	find	
it	a	 fascinating	and	worthwhile	professional	en-
deavor,	but	my	interest	 in	being	completely	up-
to-date	with	the	latest	professional	planning	ini-
tiatives	is	not	as	great.		On	the	other	hand,	I	still	
take	a	keen	interest	in	seeing	how	planning	can	
benefit	 our	 communities	 and	ways	 of	 life.	 	 I’ve	
come	to	better	appreciate	how	planning	is	a	valu-
able	integral	part	of	promoting	a	better	society.		
It’s	a	melding	of	still	being	a	person	who	worked	
in	 the	 planning	 trenches	 and	 a	 citizen	who	 de-
sires	his	government	to	use	planning	to	its	fullest	
beneficial	potential.
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